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Project Site (Background/Existing Setting): 
The project site is located approximately 550 feet north of Wise Road off of a private roadway which connects to Wise 
Road in the unincorporated Lincoln area. The parcel is zoned F-B-X 10 Ac. Min. (Farm, combining minimum Building 
Site of 10 acres). The project site is developed with three wells and a Nevada Irrigation District (NID) canal. Adjacent 
parcels are under the same zoning district as the project site and are developed with single family residences, small 
agricultural operations, or are undeveloped.  
 
Figure 1- Proposed Tentative Parcel Map 

 
 
B. Environmental Setting: 
 

Location Zoning General Plan/Community Plan 
Designations 

Existing Conditions and 
Improvements 

Site F-B-X 10 Ac. Min. (Farm, combining 
minimum Building Site of 10 acres) 

Agriculture/Timberland 10 
Acre Minimum Three wells, NID canal 

North F-B-X 10 Ac. Min. (Farm, combining 
minimum Building Site of 10 acres) 

Agriculture/Timberland 10 
Acre Minimum Undeveloped 

South F-B-X 10 Ac. Min. (Farm, combining 
minimum Building Site of 10 acres) 

Agriculture/Timberland 10 
Acre Minimum 

Single family residences, 
orchard 

East F-B-X 10 Ac. Min. (Farm, combining 
minimum Building Site of 10 acres) 

Agriculture/Timberland 10 
Acre Minimum 

Single family residences, 
equestrian operation 

West F-B-X 10 Ac. Min. (Farm, combining 
minimum Building Site of 10 acres) 

Agriculture/Timberland 10 
Acre Minimum 

Single family residences, NID 
canal 
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C. NATIVE AMERICAN TRIBES: Have California Native American tribes traditionally and culturally affiliated with the 
project area requested consultation pursuant to Public Resources Code section 21080.3.1? If so, is there a plan for 
consultation that includes, for example, the determination of significance of impacts to tribal cultural resources, 
procedures regarding confidentiality, etc.?    
 

Pursuant to Assembly Bill 52, invitations to consult were sent on June 9, 2020, to tribes who requested 
notification of proposed projects within this geographic area. The United Auburn Indian Community (UAIC) 
conducted a site visit on March 26, 2021. No evidence of tribal cultural resources (TCRs) were identified 
during the site visit. However, a TCRs brochure created by the UAIC was provided to the applicant to bring 
awareness of TCRs as the site is suitable for occupation. In addition, the Tribal Cultural Resources section 
of this report (Section XVIII) includes mitigation measures to address potential inadvertent discoveries of 
Tribal Cultural Resources.  

 
NOTE: Conducting consultation early in the CEQA process allows tribal governments, lead agencies, and project 
proponents to discuss the level of environmental review, identify and address potential adverse impacts to tribal 
cultural resources, and reduce the potential for delay and conflict in the environmental review process. (See Public 
Resources Code section 21080.3.2.) Information may also be available from the California Native American Heritage 
Commission’s Sacred Lands File per Public Resources Code section 5097.96 and the California Historical Resources 
Information System administered by the California Office of Historic Preservation. Please also note that Public 
Resources Code section 21082.3(c) contains provisions specific to confidentiality. 
 
D. PREVIOUS ENVIRONMENTAL DOCUMENT: 
 
The County has determined that an Initial Study shall be prepared in order to determine whether the potential exists 
for unmitigable impacts resulting from the proposed project. Relevant analysis from the County-wide General Plan 
and Community Plan Certified EIRs, and other project-specific studies and reports that have been generated to date, 
were used as the database for the Initial Study. The decision to prepare the Initial Study utilizing the analysis contained 
in the General Plan and Specific Plan Certified EIRs, and project-specific analysis summarized herein, is sustained 
by Sections 15168 and 15183 of the CEQA Guidelines. 

 
Section 15168 relating to Program EIRs indicates that where subsequent activities involve site-specific operations, 
the agency would use a written checklist or similar device to document the evaluation of the site and the activity, to 
determine whether the environmental effects of the operation were covered in the earlier Program EIR. A Program 
EIR is intended to provide the basis in an Initial Study for determining whether the later activity may have any 
significant effects. It will also be incorporated by reference to address regional influences, secondary effects, 
cumulative impacts, broad alternatives, and other factors that apply to the program as a whole. 

 
The following documents serve as Program-level EIRs from which incorporation by reference will occur: 

 Placer County General Plan EIR 
 

E. EVALUATION OF ENVIRONMENTAL IMPACTS: 
  
The Initial Study checklist recommended by the State of California Environmental Quality Act (CEQA) Guidelines is 
used to determine potential impacts of the proposed project on the physical environment. The checklist provides a 
list of questions concerning a comprehensive array of environmental issue areas potentially affected by the project 
(see CEQA Guidelines, Appendix G). Explanations to answers are provided in a discussion for each section of 
questions as follows: 
 
a) A brief explanation is required for all answers including “No Impact” answers. 

 
b) “Less Than Significant Impact” applies where the project’s impacts are insubstantial and do not require any 

mitigation to reduce impacts. 
 

c) "Less Than Significant with Mitigation Measures" applies where the incorporation of mitigation measures has 
reduced an effect from “Potentially Significant Impact" to a "Less than Significant Impact." The County, as lead 
agency, must describe the mitigation measures, and briefly explain how they reduce the effect to a less-than-
significant level (mitigation measures from earlier analyses may be cross-referenced). 
 

d) "Potentially Significant Impact" is appropriate if there is substantial evidence that an effect may be significant. If 
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there are one or more "Potentially Significant Impact" entries when the determination is made, an EIR is required. 
 

e) All answers must take account of the entire action involved, including off-site as well as on-site, cumulative as 
well as project-level, indirect as well as direct, and construction as well as operational impacts [CEQA Guidelines, 
Section 15063(a)(1)]. 
 

f) Earlier analyses may be used where, pursuant to the tiering, Program EIR, or other CEQA process, an effect has 
been adequately analyzed in an earlier EIR or Negative Declaration [CEQA Guidelines, Section 15063(c)(3)(D)]. 
A brief discussion should be attached addressing the following: 

 
 Earlier analyses used – Identify earlier analyses and state where they are available for review. 

 
 Impacts adequately addressed – Identify which effects from the above checklist were within the scope 

of, and adequately analyzed in, an earlier document pursuant to applicable legal standards. Also, state 
whether such effects were addressed by mitigation measures based on the earlier analysis. 
 

 Mitigation measures – For effects that are checked as “Less Than Significant with Mitigation Measures,” 
describe the mitigation measures which were incorporated or refined from the earlier document and the 
extent to which they address site-specific conditions for the project. 
 

g) References to information sources for potential impacts (i.e. General Plans/Community Plans, zoning ordinances) 
should be incorporated into the checklist. Reference to a previously-prepared or outside document should include 
a reference to the pages or chapters where the statement is substantiated. A source list should be attached and 
other sources used, or individuals contacted, should be cited in the discussion.  
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I. AESTHETICS – Except as provided in Public Resources Code Section 21099, would the project: 
 

Environmental Issue 
Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 
Measures 

Less Than 
Significant 

Impact 
No 

Impact 

1. Have a substantial adverse effect on a scenic vista? (PLN)    X 

2. Substantially damage scenic resources, including, but not 
limited to, trees, rock outcroppings, and historic buildings, 
within a state scenic highway? (PLN) 

   X 

3. In non-urbanized areas, substantially degrade the existing 
visual character or quality of public views of the site and its 
surroundings? (Public views are those that are experienced 
from publicly accessible vantage point). If the project is in an 
urbanized area, would the project conflict with applicable 
zoning and other regulations governing scenic quality? (PLN) 

  X  

4. Create a new source of substantial light or glare, which 
would adversely affect day or nighttime views in the area? 
(PLN) 

  X  

 
Discussion Item I-1, 2: 
The subject property is not located within or near a scenic vista or state scenic highway. The proposed parcel map 
would implement orderly growth and development of this rural area in a manner that is consistent with surrounding 
development, the site zoning, general plan land use designation, and applicable general plan goals and policies. 
Therefore, there is no impact.  
 
Discussion Item I-3, 4: 
The proposed project would incrementally contribute to development of new rural residences. The developed 
character of the new rural residential land use would be consistent with the established rural residential uses for the 
area and would not substantially degrade the existing visual character or quality of the site and its surroundings.  
 
Approval of the Minor Land Division would allow for the construction of a primary residence, an accessory dwelling 
unit residence, and a junior accessory dwelling unit on each parcel. While residential development would introduce 
additional lighting to the area, it is not anticipated to create substantial light or glare and additional lighting from 
residences would be consistent with a level of impact expected from the implementation of rural residential 
development. No other lighting is proposed. For these reasons, impacts would be less than significant. No mitigation 
measures are required. 
 
II. AGRICULTURAL & FOREST RESOURCES – Would the project: 
 

Environmental Issue 
Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 
Measures 

Less Than 
Significant 

Impact 
No 

Impact 

1. Convert Prime Farmland, Unique Farmland, or Farmland 
of Statewide Importance (Farmland), as shown on the maps 
prepared pursuant to the Farmland Mapping and Monitoring 
Program of the California Resources Agency, to non-
agricultural use? (PLN) 

  X  

2. Conflict with existing zoning for agricultural use, a 
Williamson Act contract or a Right-to-Farm Policy? (PLN)   X  

3. Conflict with existing zoning for, or cause rezoning of, 
forest land (as defined in Public Resources Code section 
12220(g)), timberland (as defined by Public Resources Code 
section 4526), or timberland zoned Timberland Production 

   X 
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(as defined by Government Code section 51104(g))? (PLN) 

4. Result in the loss of forest land or conversion of forest 
land to non-forest use? (PLN)    X 

5. Involve other changes in the existing environment which, 
due to their location or nature, could result in conversion of 
Farmland  to non-agricultural use or conversion of forest land 
to non-forest use? (PLN) 

  X  

6. Conflict with General Plan or other policies regarding land 
use buffers for agricultural operations? (PLN)    X 

 
Discussion Item II-1, 5: 
The subject property is located in an area designated by the California Department of Conservation as Farmland of 
Local Importance on the Placer County Important Farmland Map. “Farmland of Local Importance” is defined as 
farmlands not covered by the categories of prime, statewide, or unique. They include lands zoned for agriculture by 
County Ordinance and the California Land Conservation Act as well as dry farm lands, irrigated pasture lands, and 
other agricultural lands of economic importance to the County, including lands that have a potential for irrigation from 
Placer County water supplies. The proposed project would not conflict with agricultural operations on the proposed 
project site or within the surrounding areas as no agricultural uses currently exist on the property and the 
establishment of new rural residential land uses on large parcels would not interfere with established agricultural uses 
in the area. The proposed project would create parcels that meet the minimum lot size established by the zoning 
ordinance. In addition, agricultural uses would still be permitted in accordance with Placer County Zoning Ordinance 
Section 17.10.010. Therefore, impacts are considered less than significant. No mitigation measures are required.  
 
Discussion Item II-2: 
The proposed project site is not located within a Williamson Act contract. It is located within the Farm zoning district. 
Placer County Ordinance 5.24.040 outlines the County’s right-to-farm policy. The proposed project would maintain 
the existing Farm zoning and would not infringe on an existing agricultural operation. Therefore, impacts are 
considered less than significant. No mitigation measures are required.  
 
Discussion Item II-3, 4, 6: 
The proposed project site is located in the Farm zoning district. The proposed project would not cause the rezoning 
of forest land or timberland zoned Timberland Production. The proposed project would not result in the loss of forest 
land or conservation of forest land to non-forest use. The proposed project would not conflict with General Plan or 
other County policies regarding land use buffers for agricultural operations. Therefore, there is no impact.  
 
III. AIR QUALITY – Would the project: 
 

Environmental Issue 
Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 
Measures 

Less Than 
Significant 

Impact 
No 

Impact 

1. Conflict with or obstruct implementation of the applicable 
air quality plan? (AQ)   X  

2. Result in a cumulatively considerable net increase of any 
criteria pollutant for which the project region is non-
attainment under an applicable federal or state ambient air 
quality standard? (AQ) 

  X  

3. Expose sensitive receptors to substantial pollutant 
concentrations? (AQ)   X  

4. Result in other emissions (such as those leading to odors 
adversely affecting a substantial number of people? (AQ)   X  

 
Discussion Item III-1: 
The proposed project is located within the Sacramento Valley Air Basin (SVAB) portion of Placer County and is under 
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the jurisdiction of the Placer County Air Pollution Control District (PCAPCD). The SVAB is designated non-attainment 
for the federal and state ozone standards (ROG and NOx), and non-attainment for the state particulate matter 
standard (PM10). The proposed project requests approval of a Tentative Parcel Map to subdivide a 20.2-acre parcel 
into two parcels consisting of 10.06 acres (Parcel 1) and 10.11 acres (Parcel 2). The parcels are currently 
undeveloped with construction of future homesites unknown. Future construction activities would include site 
preparation, grading and earthwork. No demolition or burning is proposed.   
 
The proposed project would not conflict with or obstruct the implementation of the regional air quality plan, if the 
proposed project emissions were anticipated within the  emission inventory contained in the regional air quality plan, 
referred to as the State Implementation Plan (SIP), and would not exceed the PCAPCD CEQA thresholds adopted 
October 13, 2016, as follows: 
 
PCAPCD CEQA THRESHOLDS FOR CRITERIA POLLUTANT EMISSIONS 
 
1. Construction Threshold of 82 pounds per day for Reactive Organic Gases (ROG), Oxides of Nitrogen (NOx), and 

particulate matter smaller than 10 microns (PM10); 
2. Operational Threshold of 55 pounds per day for ROG, NOx and 82 pounds per day for PM10; and 
3. Cumulative Threshold of 55 pounds per day for ROG, NOx and 82 pounds per day for PM10. 
 
The daily maximum emission thresholds represent an emission level below which the proposed project’s contribution 
to criteria pollutant emissions would be deemed less than significant. This level of operational emissions would be 
equivalent to a project size of approximately 617 single‐family dwelling units, or a 249,100 square foot commercial 
building. 
 
During construction of future homesites, various types of equipment and vehicles would temporarily operate. 
Construction exhaust emissions would be generated from construction equipment, earth movement activities, 
construction workers’ commute, and construction material hauling. The proposed project related long-term 
operational emissions would result from vehicle exhaust, utility usage, and water/wastewater conveyance.  Project 
construction and operational activities would generate air pollutant emissions of criteria pollutants, including ROG, 
NOx, and PM10. 
 
The proposed project would result in an increase in regional and local emissions from construction of the proposed 
project, but would be below the PCAPCD’s thresholds. In order to reduce construction related emissions, the 
proposed project would be conditioned to list the PCAPCD’s Rules and Regulations associated with 
grading/improvement plans.  
 
 Rule 202—Visible Emissions. Requires that opacity emissions from any emission source not exceed 20 percent 

for more than three minutes in any one hour. 
 Rule 217—Cutback and Emulsified Asphalt Paving Materials. Prohibits the use of the following asphalt materials 

for road paving: rapid cure cutback asphalt; slow cure cutback asphalt; medium cure cutback asphalt; or 
emulsified asphalt. 

 Rule 218—Application of Architectural Coatings. Requires architectural coatings to meet various volatile organic 
compound (VOC) content limits. 

 Rule 228—Fugitive Dust. 
o Visible emissions are not allowed beyond the proposed project boundary line. 
o Visible emissions may not have opacity of greater than 40 percent at any time. 
o Track‐out must be minimized from paved public roadways. 

 
With compliance with APCD Rules and Regulations, impacts related to short-term construction-related emissions 
would be less than significant.  
  
For the operational phase, the proposed project does not propose to increase density beyond the development 
anticipated to occur within the SIP. Heating of the structures would be accomplished with electricity, natural gas or 
wood burning fireplaces. Buildout of the proposed project would not exceed the PCAPCD’s screening criteria and 
therefore would not exceed the PCAPCD’s Project-level thresholds of significance. No mitigation measures are 
required. 
 
Discussion Item III-3: 
Certain air pollutants are classified by the ARB as toxic air contaminants, or TACs, which are known to increase the 
risk of cancer and/or other serious health effects. Localized concentrations of Carbon Monoxide (CO) can be a TAC 
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and are typically generated by traffic congestion at intersections. The anticipated traffic resulting from the proposed 
two parcels would not impact the nearby intersections’ ability to operate acceptably and would therefore not result in 
substantial concentration of CO emissions at any intersection. 
 
The construction of the proposed project would result in short-term diesel particulate matter (DPM) emissions from 
heavy-duty on-site equipment and off-road diesel equipment. The California Air Resources Board (ARB) has identified 
DPM from diesel exhaust as a toxic air contaminant, with both chronic and carcinogenic public health risks. The 
nearest sensitive receptor, a residential dwelling, is located 150 feet to the south of the proposed project site, on the 
adjacent property.  
 
The ARB, PCAPCD, and Placer County recognize the public health risk reductions that can be realized by idling 
limitations for on-road and off-road equipment. The proposed project would be required to comply with the following 
idling restriction (five minute limitation) requirements from ARB and Placer County Code during construction activity, 
including the use of both on-road and off-road equipment: 
 

• California Air Resources Board In-use Off-road Diesel regulation, Section 2449(d)(3): Off-road diesel 
equipment shall comply with the five minute idling restriction. Available via the web: 
www.arb.ca.gov/regact/2007/ordiesl07/frooal.pdf   

 
• Placer County, Code Section 10.14. Available via the web: http://qcode.us/codes/placercounty/   

 
Portable equipment and engines (i.e., back-up generators) 50 horsepower (hp) or greater, used during construction 
activities and operation require either a registration certificate issued by ARB, based on the California Statewide 
Portable Equipment Registration Program (PERP) or an Authority to Construct (ATC)  permit issued by PCAPCD to 
operate. The proposed project would be conditioned to obtain all necessary permits from the ARB and PCAPCD prior 
to construction. With compliance of State and Local regulations, potential public health impacts would be less than 
significant. No mitigation measures are required.  
 
Sensitive receptors would not be exposed to substantial pollutant concentrations given the dispersive properties of 
DPM and the temporary nature of the mobilized equipment use. Additionally, the proposed project would not result 
in substantial CO emissions at intersections. Short-term construction and operationally-generated Toxic Air 
Contaminant emissions would not expose sensitive receptors to substantial pollutant concentrations and therefore 
would have a less than significant effect. No mitigation measures are required. 
 
Discussion Item III-4: 
Residential uses are not typically associated with the creation of objectionable odors. However, the proposed project 
would result in additional air pollutant emissions during the construction phase, generated by diesel-powered 
construction equipment. During construction, odors would be temporary and intermittent in nature, and would consist 
of diesel exhaust that is typical of most construction sites. Furthermore, the proposed project would comply with 
PCAPCD Rule 205, which prohibits the discharge of air contaminants or other materials that could cause injury, 
detriment, nuisance, or annoyance to a considerable number of people, causes damage to property, or endangers 
the health and safety of the public. Compliance with Rule 205 would keep objectionable odors to a less than significant 
level. No mitigation measures are required. 
 
IV. BIOLOGICAL RESOURCES – Would the project: 
 

Environmental Issue 
Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 
Measures 

Less Than 
Significant 

Impact 
No 

Impact 

1. Have a substantial adverse effect, either directly or 
through habitat modifications, on any species identified as a 
candidate, sensitive, or special status species in local or 
regional plans, policies or regulations, or by the California 
Department of Fish & Wildlife, U.S. Fish & Wildlife Service or 
National Marine Fisheries Service? (PLN) 

 X   

2. Have a substantial adverse effect on any riparian habitat 
or other sensitive natural community, identified in local or 
regional plans, policies or regulations, or regulated by the 

   X 
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California Department of Fish & Wildlife, U.S. Fish & Wildlife 
Service, U.S. Army Corps of Engineers, or Regional Water 
Quality Control Board? (PLN) 
3. Have a substantial adverse effect on federal or state 
protected wetlands (including, but not limited to, marsh, 
vernal pool, coastal, etc.) or as defined by state statute, 
through direct removal, filling, hydrological interruption, or 
other means? (PLN) 

   X 

4. Interfere substantially with the movement of any native 
resident or migratory fish or wildlife species or with 
established native resident or migratory wildlife corridors, or 
impede the use of native wildlife nursery sites? (PLN) 

 X   

5. Conflict with any local policies or ordinances protecting 
biological resources, such as a tree preservation policy or 
ordinance? (PLN) 

 X   

6. Conflict with the provisions of an adopted Habitat 
Conservation Plan, Natural Community Conservation Plan, 
or other approved local, regional, or state habitat 
conservation plan? (PLN) 

 X   

7. Substantially reduce the habitat of a fish or wildlife 
species, cause a fish or wildlife population to drop below self-
sustaining levels, threaten to eliminate a plant or animal 
community, substantially reduce the number of restrict the 
range of an endangered, rare, or threatened species? (PLN) 

  X  

8. Have a substantial adverse effect on the environment by 
converting oak woodlands? (PLN)  X   

 
Discussion Item IV-1, 4, 7: 
A Biological Report was prepared for the proposed project site by EN2 Resource, Inc. dated February 12, 2021. The 
Report was prepared based on literature review and a field survey. A field survey was conducted on July 24, 2020 to 
characterize existing conditions and assess the potential for sensitive plant and wildlife resources to occur. The 
following information is summarized directly from the Biological Report. A copy of the complete report is on file with 
the Planning Services Division and is available upon request. 
 
Existing Conditions 
This project falls within the Foothilsl Plan Area of the Placer County Conservation Plan (PCCP), is subject to the 
requirements of the PCCP, and will receive take coverage for Covered Species habitat via the PCCP.   
 
The project site contains five vegetation communities/land cover types identified in the PCCP. Those land covers are 
Oak Savanna, Mixed Oak Woodland, Annual Grassland, and Pond. The fifth vegetation type, Marsh Complex, was 
identified by high-level PCCP mapping but was not identified on the project site during the field review conducted by 
EN2 Resource. This area had no visible characteristics of a marsh complex. The vegetation was a mix of upland 
invasive species, which was primarily wild oat (Avena spp), yellow starthistle (Centaurea solstitialis) and a mix of non-
native grasses (Bromus, Festuca, Poa, Sorghum spp.). Figure 2 below shows the vegetative communities mapped.  
 
The site is dominated by Annual Grassland with a small area of Mixed Oak Woodland that is dominated by blue oak 
(Quercus douglasii). Annual Grassland is composed of annual plants, which are typically introduced plants not native 
to California. Plant composition is influenced by livestock grazing. Annual grasses found on the project site include 
wild oats, soft chess, ripgut brome, wild barley, and foxtail fescue. Annual grasslands are often infested with noxious 
weeds such as yellow star thistle, bull thistle, and spotted knapweed.  
 
Oak Savanna has widely scattered blue oaks, interior live oaks, and/or valley oaks. It is characterized by an open 
canopy of large oak trees with an understory of introduced Mediterranean grasses and forbs. Shrub cover is generally 
sparse, consisting of scattered California buckeye, toyon, and poison-oak. Typical plant species in this ecosystem 
are those of Annual Grassland and Mixed Oak Woodland ecosystems. The noxious weeds that occur in Oak Savanna 
are also a mix of those occurring in Annual Grassland and Mixed Oak Woodland.  
  
Potential Special-Status Species: 
In addition to the field survey, a desktop evaluation of the current database maintained by California Department of 



MITIGATION MONITORING PROGRAM  
Mitigated Negative Declaration – PLN20-00136  
MILLER MINOR LAND DIVISION 
 
Section 21081.6 of the Public Resources Code requires all public agencies to establish monitoring or 
reporting procedures for mitigation measures adopted as a condition of project approval in order to mitigate 
or avoid significant effects on the environment. Monitoring of such mitigation measures may extend through 
project permitting, construction, and project operations, as necessary.  
 
Said monitoring shall be accomplished by the county’s standard mitigation monitoring program and/or a 
project specific mitigation reporting program as defined in Placer County Code Chapter 18.28, Mitigation 
Monitoring and Reporting Program.  
 
Standard Mitigation Monitoring Program (pre-project implementation):  
The following mitigation monitoring program (and following project specific reporting plan, when required) 
shall be utilized by Placer County to implement Public Resources Code Section 21081.6. Mitigation 
measures adopted for discretionary projects must be included as conditions of approval for that project. 
Compliance with conditions of approval is monitored by the county through a variety of permit processes 
as described below. The issuance of any of these permits or County actions which must be preceded by a 
verification that certain conditions of approval/mitigation measures have been met, shall serve as the 
required monitoring of those condition of approval/mitigation measures. These actions include design 
review approval, improvement plan approval, improvement construction inspection, encroachment permit, 
recordation of a final map, acceptance of subdivision improvements as complete, building permit approval, 
and/or certification of occupancy.  
 
The following mitigation measures, identified in the Miller Minor Land Division Negative Declaration, have 
been adopted as conditions of approval on the project’s discretionary permit and will be monitored 
according to the above Standard Mitigation Monitoring Program verification process:  
 

Mitigation # Text Date Satisfied 
MM IV.1 – 
Swainson’s 
Hawk 
 

If construction must occur during the nesting season 
(approximately February 1 to September 15), a preconstruction 
survey shall be conducted within a 1,320-foot radius of the project 
no more than 15 days prior to ground disturbance. Surveys shall 
be conducted consistent with current guidelines (Swainson’s Hawk 
Technical Advisory Committee 2000).  In instances where an 
adjacent parcel is not accessible to survey, the qualified biologist 
shall scan all potential nest trees from the adjacent property, 
roadsides, or other safe, publicly accessible viewpoints, without 
trespassing, using binoculars and/or a spotting scope.  Surveys 
are required from February 1 to September 15 (or sooner if it is 
determined that birds are nesting earlier in the year).  If a 
Swainson’s hawk nest is located and presence confirmed, only one 
follow-up visit is required.   
 
During the nesting season (approximately February 1 to 
September 15 or sooner if it is determined that birds are nesting 
earlier in the year), ground-disturbing activities within 1,320 feet of 
occupied nests or nests under construction shall be prohibited to 
minimize the potential for nest abandonment. While the nest is 
occupied, activities outside the buffer can take place provided they 
do not stress the breeding pair.  
 
If the active nest site is shielded from view and noise from the 
project site by other development, topography, or other features, 
the project applicant can apply to the PCA for a reduction in the 

 

EXHBIT A



buffer distance or waiver. A qualified biologist shall be required to 
monitor the nest and determine that the reduced buffer does not 
cause nest abandonment. If a qualified biologist determines 
nestlings have fledged, Covered Activities can proceed normally. 
 
Construction monitoring shall be conducted by a qualified biologist 
and shall focus on ensuring that activities do not occur within the 
buffer zone. The qualified biologist performing the construction 
monitoring shall ensure that effects on Swainson’s hawks are 
minimized. If monitoring indicates that construction outside of the 
buffer is affecting nesting, the buffer shall be increased if space 
allows (e.g., move staging areas farther away). If space does not 
allow, construction shall cease until the young have fledged from 
the nest (as confirmed by a qualified biologist).  
 
The frequency of monitoring will be approved by the PCA and 
based on the frequency and intensity of construction activities and 
the likelihood of disturbance of the active nest. In most cases, 
monitoring will occur at least every other day, but in some cases, 
daily monitoring may be appropriate to ensure that direct effects 
on Swainson’s hawks are minimized. The qualified biologist shall 
train construction personnel on the avoidance procedures and 
buffer zones. 

MM IV.2 – 
Western Pond 
Turtle 
 

Impacts to this species are addressed through implementation of 
PCCP General Condition 1; Community Conditions 1.1, 1.2, 2 and 
3; Stream System Condition 1; Species Conditions 4 and 7.  In 
addition, General Condition 3 (Land Conversion) provides the 
process for accounting for loss of natural and semi-natural land 
cover that is more encompassing than standard practice.  This 
approach better addresses the piecemeal loss of high-quality 
contiguous habitat that would occur without a plan such as the 
HCP/NCCP.  No additional avoidance and minimization measures 
specific to this species are required by the PCCP.  If individual 
WPT are identified on-site, the project proponent shall obtain an 
incidental take permit from CDFW and/or USFWS before 
relocating or otherwise impacting the species.       

 

 MM 
IV.3 – Western 
Burrowing Owl 
 

Two surveys shall be conducted within 15 days prior to ground 
disturbance to establish the presence or absence of burrowing 
owls. The surveys shall be conducted at least 7 days apart (if 
burrowing owls are detected on the first survey, a second survey 
is not needed) for both breeding and non-breeding season 
surveys. All burrowing owls observed shall be counted and 
mapped. 
 
During the breeding season (February 1 to August 31), surveys 
shall document whether burrowing owls are nesting in or within 250 
feet of the project area. 
 
During the non-breeding season (September 1 to January 31), 
surveys shall document whether burrowing owls are using habitat 
in or directly adjacent to any area to be disturbed. Survey results 
will be valid only for the season (breeding or non-breeding) during 
which the survey was conducted. 
 
The Qualified Biologist shall survey the proposed footprint of 
disturbance and a 250-foot radius from the perimeter of the 

 



proposed footprint to determine the presence or absence of 
burrowing owls. The site will be surveyed by walking line transects, 
spaced 20 to 60 feet apart, adjusting for vegetation height and 
density. At the start of each transect and, at least, every 300 feet, 
the surveyor, with use of binoculars, shall scan the entire visible 
project area for burrowing owls. During walking surveys, the 
surveyor shall record all potential burrows used by burrowing owls, 
as determined by the presence of one or more burrowing owls, 
pellets, prey remains, whitewash, or decoration. Some burrowing 
owls may be detected by their calls; therefore, observers will also 
listen for burrowing owls while conducting the survey. Adjacent 
parcels under different land ownership shall be surveyed only if 
access is granted. If portions of the survey area are on adjacent 
sites for which access has not been granted, the qualified biologist 
shall get as close to the non-accessible are as possible, and use 
binoculars to look for burrowing owls. 
 
The presence of burrowing owl or their sign anywhere on the site 
or within the 250-foot accessible radius around the site shall be 
recorded and mapped. Surveys shall map all burrows and 
occurrence of sign of burrowing owl on the project site. Surveys 
must begin 1 hour before sunrise and continue until 2 hours after 
sunrise (3 hours total) or begin 2 hours before sunset and continue 
until 1 hour after sunset.  
 
If burrowing owls are found during the breeding season 
(approximately February 1 to August 31, the project applicant shall 
avoid all nest sites that could be disturbed by project construction 
during the remainder of the breeding season or while the nest is 
occupied by adults or young (occupation includes individuals or 
family groups foraging on or near the site following fledging).  The 
applicant shall establish a 250-foot non-disturbance buffer zone 
around nests.  The buffer zone shall be flagged or otherwise clearly 
marked.  Should construction activities cause the nesting bird to 
vocalize, make defensive flights at intruders, or otherwise display 
agitated behavior, then the exclusionary buffer will be increased 
such that activities are far enough from the nest so that the bird(s) 
no longer display this agitated behavior. The exclusionary buffer 
will remain in place until the chicks have fledged or as otherwise 
determined by a qualified biologist. Construction may only occur 
within the 250-foot buffer zone during the breeding season if a 
qualified raptor biologist monitors the nest and determines that the 
activities do not disturb nesting behavior, or the birds have not 
begun egg-laying and incubation, or that the juveniles from the 
occupied burrows have fledged and moved off site. Measures such 
as visual screens may be used to further reduce the buffer with 
Wildlife Agency approval and provided a biological monitor 
confirms that such measures do not cause agitated behavior. 

MM IV.4 – 
Tricolored 
Blackbird 
 

Prior to initiation of Covered Activities, the qualified biologist(s) 
shall conduct preconstruction surveys to evaluate the presence of 
tricolored blackbird nesting colonies. In instances where an 
adjacent parcel is not accessible to survey because the qualified 
biologist was not granted permission to enter, the qualified biologist 
shall scan all potential nest colony site(s) from the adjacent 
property, roadsides, or other safe, publicly accessible viewpoints, 
without trespassing, using binoculars and/or a spotting scope to 

 



look for tricolored blackbird nesting activity. 
 
Surveys shall be conducted at least twice, with at least one month 
between surveys, during the nesting season one year prior to initial 
ground disturbance for the Covered Activity (if feasible), and the 
year of ground disturbance for the Covered Activity (required). If 
Covered Activities will occur in the project work area during the 
nesting season, three surveys shall be conducted within 15 days 
prior to the Covered Activity, with one of the surveys occurring 
within five days prior to the start of the Covered Activity. The survey 
methods will be based on Kelsey (2008) or a similar protocol 
approved by the PCA and the Wildlife Agencies based on site-
specific conditions.  
 
If the first survey indicates that suitable nesting habitat is not 
present on the project site or within 1,300 feet of the project work 
area, additional surveys for nest colonies are not required. If the 
survey indicates that suitable habitat is present on the project site 
or within 1,300 feet of the project work area, compliance with the 
PCCP avoidance and minimization measure will be required.  

MM IV.5 – 
Migratory Birds 
 

All vegetation clearing including removal of trees and shrubs 
should be completed between September 1 and January 
31, if feasible. 
 
If vegetation removal and grading activities begin during the 
nesting season (February 1 to August 31), a qualified biologist shall 
conduct a pre-construction survey of the project area for active 
nests. Additionally, the surrounding 500 feet of the project footprint 
shall be surveyed for active passerine and raptor nests, where 
accessible. The pre-construction survey shall be conducted within 
3 days prior to commencement of ground-disturbing activities. If 
the pre-construction survey shows that there is no evidence of 
active nests, a letter report shall be prepared to document the 
survey, and no additional measures are recommended. If 
construction does not commence within 3 days of the pre-
construction survey, or halts for more than 7 days, an additional 
survey is required prior to starting work. 
 
If nests are found and considered to be active, the project biologist 
shall establish species-appropriate buffer zones to prohibit 
construction activities and minimize nest disturbance until the 
young have successfully fledged or until the biologist determines 
that the nest is no longer active. Buffer width will depend on the 
species in question, surrounding existing sources of disturbance, 
and specific site characteristics, but may range from 20 feet for 
some songbirds to between 250 and 500 feet for most raptors.  
CDFW may be consulted regarding appropriate buffer widths, but 
it remains the applicant’s responsibility, working with their project 
biologist, to ensure nesting activity and behavior is not disrupted 
by construction activities. If active nests are found within any trees 
slated for removal, then an appropriate buffer shall be established 
around the trees and the trees shall not be removed until a biologist 
determines that the nestlings have successfully fledged or the nest 
has been determined to be inactive. A note to this effect shall be 
included on the Notes page of the project’s Improvement Plans. 

 



MM IV.6 
 

The project shall obtain coverage under the General Permit for 
Discharges of Storm Water Associated with Construction Activity 
(Construction General Permit Order 2009-0009-DWQ); including 
requirements to develop a project-based Storm Water Pollution 
Prevention Plan (SWPPP); and applicable NPDES program 
requirements as implemented by the County. Construction activity 
subject to this permit includes clearing, grading and disturbances 
to the ground such as stockpiling, or excavation. 
 
The project shall comply with the West Placer Storm Water Quality 
Design Manual (Design Manual). The project shall implement the 
following BMPs: 
1. When possible, vehicles and equipment will be parked on 

pavement, existing roads, and previously disturbed areas. 
When vehicle parking areas are to be established as a 
temporary facility, the site will be recovered to pre-project or 
ecologically improved conditions within 1 year of start of 
groundbreaking to ensure effects are temporary (refer to 
Section 6.3.1.4, General Condition 4, Temporary Effects, for 
the process to demonstrate temporary effects). 

2. Trash generated by Covered Activities will be promptly and 
properly removed from the site. 

3. Appropriate erosion control measures (e.g., fiber rolls, filter 
fences, vegetative buffer strips) will be used on site to reduce 
siltation and runoff of contaminants into avoided wetlands, 
ponds, streams, for riparian vegetation. 
a. Erosion control measures will be of material that will not 

entrap wildlife (i.e., no plastic monofilament). Erosion 
control blankets will be used as a last resort because of 
their tendency to biodegrade slowly and trap reptiles and 
amphibians. 

b. Erosion control measures will be placed between the area 
of disturbance and any avoided aquatic feature, within an 
area identified with highly visible markers (e.g., 
construction and erosion-control fencing, flagging, silt 
barriers) prior to commencement of construction activities. 
Such identification will be properly maintained until 
construction is completed and the soils have been 
stabilized. 

c. Fiber rolls used for erosion control will be certified by the 
California Department of Food and Agriculture or any 
agency that is a successor or receives delegated authority 
during the permit term as weed free. 

d. Seed mixtures applied for erosion control will not contain 
California Invasive Plant Council–designated invasive 
species (http://www.cal-ipc.org/paf/) but will be composed 
of native species appropriate for the site or sterile non-
native species. If sterile non-native species are used for 
temporary erosion control, native seed mixtures must be 
used in subsequent treatments to provide long-term 
erosion control and slow colonization by invasive non-
natives. 
 

If the runoff from the development will flow within 100 feet of a 
wetland or pond, vegetated storm water filtration features, such as 
rain gardens, grass swales, tree box filters, infiltration basins, or 

 



similar LID features to capture and treat flows, shall be installed 
consistent with local programs and ordinances. (PCCP General 
Condition 1) 

MM IV.7 
 

This project will result in a permanent land cover conversion from 
a natural condition to a rural residential condition. The project shall 
pay a land conversion fee of $26,906.40 (estimate only) for the 
conversion of approximately 20.2 acres of natural land including 
grassland and mixed oak woodland and inclusive of off-site road 
improvements. The fees to be paid shall be those in effect at the 
time of ground disturbance authorization for each project step and 
shall be the per acre fee based on the amount of land disturbance 
resulting from the activity. For example, the entity responsible for 
constructing the improvement plans would be obligated to submit 
the per-acre PCCP Fee 2c based on the area of disturbance and 
the future homeowners would be obligated to submit the remainder 
of the per-acre PCCP Fee 2c and the per-dwelling PCCP Fee 2c. 
An application for PCCP Authorization shall accompany the permit 
application for each project step (i.e. improvement plans, grading 
permit, building permit). If the applicant will not be developing the 
future lots, the subsequent homebuilder shall pay the remaining 
fee obligation based on the total applicable fee minus a credit for 
any prior fee payment apportioned equally among all final lots. 
(PCCP General Condition 3) 

 

MM IV.8 
 

Prior to initiation of construction activities, all construction 
personnel shall participate in a worker environmental training 
program that will educate workers regarding the Covered Species 
and their habitats, the need to avoid impacts, state and federal 
protection, and the legal implications of violating environmental 
laws and regulations. At a minimum this training may be 
accomplished through tailgate presentations at the project site and 
the distribution of informational brochures, with descriptions of 
sensitive biological resources and regulatory protections, to 
construction personnel prior to initiation of construction work. 
(PCCP General Condition 5) 

 

MM VII.1 
 

Submit to the Placer County Engineering and Surveying Division 
(ESD) for review and approval, Improvement Plans for the required 
improvements and pay the appropriate minimum plan check and 
inspection fees and Placer County Fire Department improvement 
plan review and inspection fees with the 1st submittal. The 
Environmental Health Division may be required to review and 
approve the plans for compliance to their regulations if deemed 
appropriate by the ESD (See Section 16.20.200 C, 2). (ESD) 

 

MM VII.2  
 

The Improvement Plans shall show all proposed grading, drainage 
improvements, vegetation and tree removal and all work shall 
conform to provisions of the County Grading Ordinance (Ref. 
Article 15.48, Placer County Code) and Stormwater Quality 
Ordinance (Ref. Article 8.28, Placer County Code) that are in effect 
at the time of submittal.  No grading, clearing, or tree disturbance 
shall occur until the Improvement Plans are approved and all 
temporary construction fencing has been installed and inspected 
by a member of the Development Review Committee (DRC).  All 
cut/fill slopes shall be at a maximum of 2:1 (horizontal: vertical) 
unless a soils report supports a steeper slope and the Engineering 
and Surveying Division (ESD) concurs with said recommendation.   
The applicant shall revegetate all disturbed areas.  Revegetation, 
undertaken from April 1 to October 1, shall include regular watering 

 



to ensure adequate growth.  A winterization plan shall be provided 
with project Improvement Plans.  It is the applicant's responsibility 
to ensure proper installation and maintenance of erosion 
control/winterization before, during, and after project construction.  
Soil stockpiling or borrow areas, shall have proper erosion control 
measures applied for the duration of the construction as specified 
in the Improvement Plans.  Provide for erosion control where 
roadside drainage is off of the pavement, to the satisfaction of the 
Engineering and Surveying Division (ESD). 
  
The applicant shall submit to the ESD a letter of credit or cash 
deposit in the amount of 110 percent of an approved engineer's 
estimate using the County’s current Plan Check and Inspection 
Fee Spreadsheet for winterization and permanent erosion control 
work prior to Improvement Plan approval to guarantee protection 
against erosion and improper grading practices.  For an 
improvement plan with a calculated security that exceeds 
$100,000, a minimum of $100,000 shall be provided as letter of 
credit or cash security and the remainder can be bonded. One year 
after the County's acceptance of improvements as complete, if 
there are no erosion or runoff issues to be corrected, unused 
portions of said deposit shall be refunded or released, as 
applicable, to the project applicant or authorized agent. 
  
If, at any time during construction, a field review by County 
personnel indicates a significant deviation from the proposed 
grading shown on the Improvement Plans, specifically with regard 
to slope heights, slope ratios, erosion control, winterization, tree 
disturbance, and/or pad elevations and configurations, the plans 
shall be reviewed by the DRC/ESD for a determination of 
substantial conformance to the project approvals prior to any 
further work proceeding.  Failure of the DRC/ESD to make a 
determination of substantial conformance may serve as grounds 
for the revocation/modification of the project approval by the 
appropriate hearing body.  (ESD) 

MM XIII.1 
 

Construction noise emanating from any construction activities for 
which a Grading or Building Permit is required is prohibited on 
Sundays and Federal Holidays and shall only occur: 
a. Monday through Friday, 6:00am to 8:00pm (during daylight 

savings) 
b. Monday through Friday, 7:00am to 8:00pm (during standard 

time) 
c. Saturdays, 8:00am to 6:00pm 

 

MM XVI.1 
 

Pursuant to County Code Sections 15.34 and16.08.100, a fee 
must be paid to Placer County for the development of park and 
recreation facilities. This fee applies to any residential unit on site. 
The fee to be paid is the fee in effect at the time of Final Map 
recordation/ Building Permit issuance. For reference, the current 
fee for single family dwellings is $790 per unit due prior to Final 
Map recordation and $4,217 per unit prior to Building Permit 
issuance. The fee to be paid is the fee in effect at the time of Final 
Subdivision Map recordation/ Building Permit issuance. 

 

MM XVIII.1 
 

If potential tribal cultural resources (TCRs), archaeological 
resources, other cultural resources, articulated, or disarticulated 
human remains are discovered during construction activities, all 
work shall cease within 100 feet of the find (based on the apparent 

 



distribution of cultural resources). Examples of potential cultural 
materials include midden soil, artifacts, chipped stone, exotic (non-
native) rock, or unusual amounts of baked clay, shell, or bone. 
 
A qualified cultural resources specialist and Native American 
Representative from the traditionally and culturally affiliated Native 
American Tribe(s) will assess the significance of the find and make 
recommendations for further evaluation and treatment as 
necessary. Culturally appropriate treatment that preserves or 
restores the cultural character and integrity of a Tribal Cultural 
Resource may be, but is not limited to, processing materials for 
reburial, minimizing handling of cultural objects, leaving objects in 
place within the landscape, construction monitoring of further 
construction activities by Tribal representatives of the traditionally 
and culturally affiliated Native American Tribe, and/or returning 
objects to a location within the project area where they will not be 
subject to future impacts. The United Auburn Indian Community 
(UAIC) does not consider curation of TCRs to be appropriate or 
respectful and requests that materials not be permanently curated, 
unless specifically requested by the Tribe. 
 
If articulated or disarticulated human remains are discovered 
during construction activities, the County Coroner and Native 
American Heritage Commission shall be contacted immediately. 
Upon determination by the County Coroner that the find is Native 
American in origin, the Native American Heritage Commission will 
assign the Most Likely Descendant(s) who will work with the project 
proponent to define appropriate treatment and disposition of the 
burials. 
 
Following a review of the find and consultation with appropriate 
experts, the authority to proceed may be accompanied by the 
addition of development requirements which provide for protection 
of the site and/or additional measures necessary to address the 
unique or sensitive nature of the site. The treatment 
recommendations made by the cultural resource specialist and the 
Native American Representative will be documented in the project 
record. Any recommendations made by these experts that are not 
implemented, must be documented and explained in the project 
record. Work in the area(s) of the cultural resource discovery may 
only proceed after authorization is granted by the Placer County 
Community Development Resource Agency following coordination 
with cultural resources experts and tribal representatives as 
appropriate. 

 
Project-Specific Reporting Plan (post-project implementation):  
The reporting plan component is intended to provide for on-going monitoring after project construction to 
ensure mitigation measures shall remain effective for a designated period of time. Said reporting plans shall 
contain all components identified in Chapter 18.28.050 of the County Code, Environmental Review 
Ordinance – “Contents of Project-Specific Reporting Plan.” 




